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GOVERNMENT AGENCY SUBMISSIONS
1
Main Roads
1. The interchange south of Carbunup is not part of the
PO Box 5010
planning for the BOB.
Bunbury WA 6230

2

3

4

Department of Fire and
Emergency Services
PO Box 1288
Bunbury WA 6230
ATCO Gas
81 Prinsep Road,
Jandakot WA 6164
Water Corporation
PO Box 100

COMMENT

RECOMMENDATION

1. The connection of the BOB with
Bussell Highway south of Carbunup
River is potentially planned as a priority
controlled ‘T’ intersection. However
given that actual construction of the
BOB is long term, detailed planning for
BOB connections with Bussell Highway
could change over time.

That the submission is partially
supported
and
the
following
modification is made to the draft LPS
map –
Change the symbol for the BOB/Bussell
Highway connection south of Carbunup
River to ‘Planned Busselton Outer Bypass
Intersection/Interchange’.

2. A possible consideration could be the connectivity and
access into Wonnerup and Port Geographe where freeway
connections are under review. These assessments will be
ongoing for some time before they are finalised.
3. The proposed railway planned in the BOB median is
suitable however no link into Busselton is shown. Also the
proposed extensions to Dunsborough and Margaret River
adjacent to (or in median) of the Vasse-Dunsborough Link
and Bussell Highway respectively would need to be
considered in future road planning in consultation with
PTA/DoT. It is recommended that the Local Planning Strategy
include a notation as outlined below –
‘the planning for the Busselton Outer Bypass, Freeway
requirements and future railway requirements shown in the
Local Planning Strategy is preliminary and subject to review
and further detailed investigation by Main Roads and
relevant transport agencies’.
No comment.

2. Noted and could be considered as
part of future reviews of the Strategy
should that information be available.

Noted.

That the submission is noted.

No objection.

Noted.

That the submission is noted.

1. Wastewater - generally the urban growth areas are
catered for in the infrastructure planning for Busselton and

1. Noted.

That the submission is noted and no
modifications are recommended.

3. Not supported. Part B - Report of the
draft LPS includes a statement to the
effect that current State planning for
the BOB and Bussell Highway east of
Busselton
includes
securing
a
sufficiently
wide
corridor
to
accommodate a potential passenger rail
link, noting that such a service will not
be required for the very long term and
not within the lifetime of this Strategy.
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Dunsborough. As structure planning occurs the Corporation
can further refine its wastewater planning to accommodate
any changes. It should be noted that the industrial precinct
Airport North (8) has not been provided for in our overall
planning.
2. Wastewater treatment plant buffers - the buffers for the
Busselton and Dunsborough Wastewater Treatment Plants
should be shown on the strategy map.

COMMENT

2. Buffers to the Busselton Wastewater
Treatment Plan are already shown on
the Scheme Map. No buffer is shown for
the Dunsborough WWTP. It is assumed
that the submission refers to the
introduction of a buffer for the
Dunsborough WWTP and revised
interim and long term buffers for the
Busselton WWTP similar to those that
were proposed via Amendment 151 to
the City’s previous District Town
Planning Scheme 20. The amendment
was not finalised and effectively ‘fell
away’ with the gazettal of Local
Planning Scheme 21. The buffers
proposed by Amendment 151 affected
private land and generated a significant
level of concern and objections from
affected landowners.
It is considered that to change the draft
strategy to show indicative WWTP
buffers after the strategy has been
advertised would not only be
inappropriate, but also confusing, and
would be better addressed through a
new amendment (at the instigation of
the Water Corporation) to enable public
consultation. It should also be noted
that the Ambergate North Structure
Plan (‘Current Urban Growth Area 7’ on
the draft LPS map) reflects the
Busselton WWTP interim and long term
buffers. The structure plan states that

RECOMMENDATION
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Department of
Agriculture & Food
PO Box 1231
Bunbury WA 6230



3. Drainage - when urban expansion areas are rezoned and
structure planned, consideration should be given to
addressing the affected sections of rural branch drains that
lead into the main Vasse River Diversion Drain and other
main rural drains through the preparation of Local Water
Management Strategies.
1. Supports Theme 1(f) and Theme 2(j)(l). Agrees with the
planning rationales set out in the draft LPS explanatory
report concerning no new proposed rural residential areas,
general presumption against subdivision of rural land (unless
provided for by other strategies/State policy), tourism
accommodation providing support for the ongoing viability
of agricultural enterprises.
2. Recommends that Carbunup and Metricup should not be
identified as possible settlement expansion areas in any
strategy as it is highly unlikely to develop these areas
without significant potential for land use conflict.

COMMENT
the timing of urban development within
the interim buffer would be subject to a
separate scheme amendment. The
structure plan also designates land
within the long term WWTP buffer
partly as future district open space, with
land uses for the balance of the buffer
area to be determined by a future,
separate structure plan. This matter is
not viewed as strategically significant as
it has been addressed through structure
planning and does not have a negative
impact on projected residential land
supply.
3. Consideration of rural drains has
already occurred and will continue to be
addressed through the preparation of
Local Water Management Strategies as
part of the structure planning process.
1. Noted.

RECOMMENDATION

That the submission is supported and the
following changes to the draft Strategy
are recommended –
1. In relation to Carbunup River amend –

2. Support. Carbunup River and
Metricup were identified as medium
and long term growth areas respectively
because the draft LPS must have due
regard to State Planning Policies, and in
particular the Leeuwin Naturaliste Ridge
State Planning Policy (LNRSPP). The
LNRSPP settlement hierarchy identifies
both Carbunup River and Metricup as
hamlets. Notwithstanding this, in
considering settlement expansion at
Carbunup River, the Council resolved (at

(i) the draft Strategy Map to show
‘Medium Term Growth Area 16’ as ‘Long
Term Growth Area 16’
(ii) Table 1: Settlement Framework:
Approximate
maximum
population/development potential to
read “To be investigated through the Leeuwin
Naturaliste Sub-Regional Strategy”
(iii) Table 2: Urban
Framework to read -

Growth

Area
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COMMENT
its meeting on 10 February 2016), to
recommend that the WAPC (inter alia):
1. Does not support the progression of
the
Carbunup
River
settlement
expansion proposal to the scheme
amendment and structure planning
stages for the following reasons –
 The proposal does not reflect
contemporary planning and
sustainability principles that
support compact urban form
with
an
emphasis
on
redevelopment
and
consolidation
within,
and
expansion focused on, existing
urban areas to best utilise
infrastructure, services and
community facilities.
 The proposal is inconsistent
with State Planning Policy 1:
State Planning Framework and
State Planning Policy 3 Urban
Growth and Settlements as it
would
facilitate
the
development of a small,
isolated
and
‘off-grid’
settlement
remote
from
existing infrastructure such as
reticulated sewer and water
services,
community
and
commercial
services,
employment and schools, with
very few services and facilities
and with an almost total
reliance on private cars for
transport.
 Population growth and land
supply
projections
that

RECOMMENDATION
 Timeframe column – ‘Long
Term’
 Approximate
Potential
Population column – ‘To be
investigated
through
the
Leeuwin
Naturaliste
SubRegional Strategy’
 Key Issues column – ‘The
appropriateness of settlement
expansion at Carbunup River is
to be considered via a
comprehensive evaluation of the
Leeuwin Naturaliste Ridge State
Planning Policy’s settlement
hierarchy through the proposed
Leeuwin
Naturaliste
SubRegional
Strategy’.
Should
settlement
expansion
be
appropriate consideration to be
given to the following –
o

o

o

o

Exact
location
of
settlement expansion
subject
of
further
detailed planning.
Buffers
to
environmentally
sensitive
areas
required.
Servicing
(water and effluent
disposal).
Significant values of
threatened
flora,
ecological communities
and fauna habitat.’
Access to groundwater
from domestic bores
may not be supported
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COMMENT
underpin the City of Busselton
Draft Local Planning Strategy
demonstrate that there is
sufficient zoned and structure
planned
urban
land
to
accommodate
projected
growth for at least the next 15
years
(without
any
substantiated need for a new
settlement at Carbunup River).
 Advertising of the proposal did
not elicit a strong view or
consensus from the local
community that settlement
expansion at Carbunup River is
either warranted or supported.
 Whilst a number of matters
raised
as
grounds
of
objection/concern would need
to
be
comprehensively
addressed
and
resolved
through subsequent rezoning
and structure planning phases
(should the current proposal be
supported), a new settlement
at the proposed location would
place
residents
in
an
established agricultural area
surrounded by, and in close
proximity
to,
intensive
agricultural operations and
subject to chemical spray,
fumigant drift, noise and dust.
There would be a strong
potential for land use conflicts.
This would be inconsistent with
State Planning Policy 1 State
Planning Framework, State

RECOMMENDATION
due to the risks to
existing
licensed
commercial operators.
(iv) Table 3: Activity Centre Framework
to read –
 Approximate
maximum
potential size – ‘To be
determined by more detailed
planning
processes
and
following retail sustainability
analysis. Expansion may be as
part of long term urban growth
area (to be investigated through
the Leeuwin Naturaliste SubRegional Strategy), rather than
as expansion of existing store.’
2. In relation to Metricup amend –
(i) Table 1: Settlement Framework:
Approximate
maximum
population/development potential to
read “To be investigated through the Leeuwin
Naturaliste Sub-Regional Strategy”
(ii) Table 2: Urban Growth Area
Framework to read  Key Issues column – ‘The
appropriateness of settlement
expansion at Metricup is to be
considered via a comprehensive
evaluation of the Leeuwin
Naturaliste Ridge State Planning
Policy’s settlement hierarchy
through the proposed Leeuwin
Naturaliste
Sub-Regional
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Suggested
wording
changes
to
the
following
strategies/sections of the draft LPS text 1. The Government has funded $7.15 million for the
Royalties for Regions Revitalising Geographe Waterways
project, which includes looking at the waterways and
wetlands. Recommend adding additional underlined text:
9.2(a) Protect and enhance the habitat of native fauna,
native vegetation, waterways and wetlands as part of the
planning and development of the District; and
9.2(e) Support and implement initiatives to maintain and
improve water quality in Geographe Bay, the VasseWonnerup Estuary, Toby Inlet, Lower Vasse River, Vasse
Diversion Drain and other waterways and wetlands in the
District.
2. Due to the low lying nature and proximity to the coast of
the major urban areas any flood analysis will need to
consider coastal and inland flooding together. Recommend

COMMENT
Planning Policy 2.5 Rural Land
Use Planning, State Planning
Policy 3 Urban Growth and
Settlement and the South West
Planning and Infrastructure
Framework.
2. Includes the reassessment and review
of potential settlement expansion areas
(as currently set out in Table 5
Settlement Hierarchy of State Planning
Policy 6.1 Leeuwin Naturaliste Ridge) for
Carbunup River and Metricup as an
integral part of the Leeuwin Naturaliste
Sub-Regional Strategy.
In light of the resolution of the Council it
is recommended that Carbunup River is
identified as a ‘Long Term Urban
Growth Area’ with investigation via the
Leeuwin Naturaliste Sub Regional
Strategy.

1. Support.

RECOMMENDATION
Strategy’. Should settlement
expansion
be
appropriate
consideration to be given to the
following –
o

o
o

Exact
location
of
settlement expansion
subject
of
further
detailed planning.
Servicing (water and
effluent disposal).
Planning
and
development
constrained currently
by presence of mineral
sands resources.

That points 1 – 4, 6 and 7 of the
submission be supported and the
following
modifications
are
recommended –
1. Strategies 9.2(a) & 9.2(e) be amended
to read –

2. Support but note that the
recommended wording change should
relate to strategies 9(f) & 9(g).

‘9.2(a) Protect and enhance the habitat
of native fauna, native vegetation,
waterways and wetlands as part of the
planning and development of the
District’; and
‘9.2(e) Support and implement initiatives
to maintain and improve water quality in
Geographe Bay, the Vasse-Wonnerup
Estuary, Toby Inlet, Lower Vasse River,
Vasse Diversion Drain and other
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adding additional underlined text:
9.2(f) Develop a comprehensive, long term approach to
address issues related to coastal erosion, coastal flooding
and inland flooding risk.
9.2(g) Ensure that new and existing urban areas and other
development infrastructure are adequately protected from
inland and coastal flooding risks.
3. The Department of Water has actively been involved in
the development of WAPC’s 2015 Guidelines for Planning in
Bushfire Prone Areas.to ensure that adverse impacts do not
result on important environmental assets. It has become
apparent that through development applications it is critical
that bushfire risk is assessed in unison with any landscaping,
foreshore or buffer rehabilitation plans. Recommend adding
additional underlined text:
9.2(h) Ensure that management of bush fire risk is a central
consideration in planning and development decisions and
that it is undertaken at the same time as development of any
landscape or vegetation management planning to avoid
unintended consequences.
4. Recommend adding the following text to the key issues
column for Vasse, Yalyellup, Port Geographe, Ambergate,
Old Broadwater Farm, Bovell, Yalyellup East, Dunsborough
Lakes and Cape Rise/Naturaliste Heights: Limited
groundwater allocation for irrigation of public open space.
5. Table 2 Urban Growth Area Framework - Rural residential
areas are currently unsewered, which meets the
requirements of the Draft Country Sewerage Policy. However
a number of unsewered areas are hydrogeologically
connected to the wetlands and estuaries of significance, and
there is a current long term risk of nutrients and other
pollutants migrating towards these systems.
Recommend adding the following text to the key issues
column for Vasse East - Due to proximity to Broadwater
Nature Reserve opportunities to sewer should be
investigated.
6. Table 2 Urban Growth Area Framework - domestic bores

COMMENT

3. Support.

4. Support.

5. Noted. Vasse East is identified as an
urban growth area, not Rural
Residential, and would be required to
be fully connected to reticulated
sewerage.

6. Support.

RECOMMENDATION
waterways and wetlands in the District.’
2. Strategies 9.2(f) & 9.2(g) be amended
to read ‘9.2(f) Develop a comprehensive, long
term approach to address issues related
to coastal erosion, coastal flooding and
inland flooding risk.’
‘9.2(g) Ensure that new and existing
urban areas and other development
infrastructure are adequately protected
from inland and coastal flooding risks.’
3. Strategy 9.2(h) be amended to read ‘9.2(h) Ensure that management of bush
fire risk is a central consideration in
planning and development decisions and
that it is undertaken at the same time as
development of any landscape or
vegetation management planning.’
4. Amend Table 2: Urban Growth Area
Framework
by
adding:
‘Limited
groundwater allocation for irrigation of
public open space.’ in the key issues
column for Vasse, Yalyellup, Port
Geographe, Ambergate, Old Broadwater
Farm,
Bovell,
Yalyellup
East,
Dunsborough
Lakes
and
Cape
Rise/Naturaliste Heights.
5. Amend Table 2: Urban Growth Area
Framework by adding: ‘Access to
groundwater from domestic bores may
not be supported due to the risks to
existing licensed commercial operators.’
in the key issues column for Carbunup
River.
6. Amend Table 4: Industrial/Service
Commercial Area Framework by adding:
Water quality issues critical given
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are not licensed, however when there is a high concentration
of them they have the potential to impact on adjacent
licensed commercial operators. The Department of Water
has undertaken preliminary modelling to asses this risk for
the proposed Carbunup River hamlet and found it to be high.
Based on the results of the more detailed modelling work at
the next planning stage, that the developer will be required
to undertake the Department of Water may then seek to
develop a local policy to mitigate the risks and protect the
rights of the existing licensed commercial operator.
Recommend adding the following text to the key issues
column for Carbunup River:
Access to groundwater from domestic bores may not be
supported due to the risks to existing licensed commercial
operators.
7. Table 4 Industrial/Service Commercial Area Framework the Department of Water and GeoCatch have partnered with
the City to implement a number of LIA street scale and lot
stormwater management practises to improve water
discharged to the New River. Recommend adding the
following text to the key issues column for Strelly Street /
Busselton LIA:
Water quality issues critical given proximity of Vasse and
New River.

COMMENT

1. The draft LPS Housing Supply Projections have been
reviewed in conjunction with the Department’s forward
planning for schools. There are currently sufficient identified
future sites to accommodate the anticipated student yield
from the projected housing yield.
2. The Strategy identifies the need for public infrastructure
(high school) in Dunsborough. The Department appreciates
the early identification of a site but does not see the need to
build a high school in Dunsborough in the foreseeable future
as the provision of a high school is generally required to be
serviced by 4-5 primary schools and Dunsborough is
currently serviced by Cape Naturaliste College.

1. Noted.

RECOMMENDATION
proximity of Vasse and New River.’ in the
key
issues
column
for
Strelly
Street/Busselton LIA.

7. Support.

2. Support for the early identification of
a public high school site in Dunsborough
is noted. Previously the Department had
advised a preferred ratio of 3-4 primary
schools to 1 high school (reflected in the
structure plan for Ambergate North, for
example, which identifies 3 primary

That the submission is noted and no
modifications are recommended.
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COMMENT
school sites and 1 high school site for an
estimated residential population of
12,000). The City of Busselton already
has a ratio of 5 public primary schools to
2 public high schools. Sites for new
public primary schools are identified in
structure plans for Yalyalup (1);
Ambergate North (3); Vasse (1);
Dunsborough Lakes (1) and planning for
the
expansion
of
Dunsborough
(Dunsborough South 14) is likely to
identify at least one, and potentially
two, further primary school sites.
Ambergate North also has an identified
public high school site. A public high
school for Dunsborough would realise a
ratio of existing and planned public
primary schools to existing and planned
public high schools of 12:4.

RECOMMENDATION

8

Housing Authority
90 Plain Street
East Perth WA 6004

1. Supports the draft LPS strategies relating to –
 Planning for ageing in place with a mix of housing
types, higher densities close to activity centres and
identification of suitable areas of aged and
dependent persons housing and care facilities; and
 Urban consolidation areas within the BusseltonVasse Urban Areas within areas of established
urban development, surrounding local businesses
and along strategic roads.
2. The Geographe residential area is considered to be an
appropriate focus area for urban consolidation and infill as it
has a level of ageing public housing stock and other assets in
the Geographe area.

1. Noted.

That the submission is supported and the
following modification is recommended -

3. The City is encouraged to develop a housing strategy as
part of the implementation of the draft LPS in line with the

Amend the draft LPS Map by extending
the eastern boundary of the Busselton
‘urban consolidation’ area to Guerin
Street.

2. Support. The ‘urban consolidation’
area for Busselton, as shown on the
advertised version of the draft LPS, has
the eastern boundary at Ford Road. The
area could be extended eastwards to
Guerin Street to include the area
identified by the Housing Authority.
3. Noted and the City will give
consideration to undertaking the
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State Affordable Housing Strategy.

9

State Heritage Office
PO Box 7479
Perth WA 6850

Thirty one places within the City of Busselton are included in
the Register of Heritage Places and approximately 192 places
are on the Municipal Heritage Inventory. The strategy does
not contain any reference to historic cultural heritage.
Inclusion of the following is recommended –
 A description of the City’s heritage assets and
reference to the MHI as the main reference
document for identification of places with heritage
significance.
 Acknowledge within the State and regional context
of State Planning Policy 3.5: Historic Heritage
Conservation objectives for the future of heritage
places and strategies/actions to achieve those
objectives.
1. Aims of the strategy should include a direct reference to
‘enhancing the public health of the community’.
2. The potential negative impacts of the mixed and increased
density development such as noise, odour, and anti-social
activities should be minimised as these issues affect public
health. The strategy foresees positive growth outcomes but
does not highlight potential negative impacts of such growth.

10

Department of Health
PO Box 8172
Perth WA 6849

COMMENT
preparation of a housing strategy in
association with the overall direction of
the Strategy.
Support modifying the draft strategy to
recognise Aboriginal and European
historical and cultural heritage.

RECOMMENDATION

That the submission is supported and the
following modifications to the draft LPS
text are recommended –
1. Amend Theme 4 Environment and
landscape to read: ‘Environment,
landscape and heritage’.
2. Include the following additional
objective under section 9.1 Theme 4
objectives –
d) Preserve Aboriginal and European
historical and cultural heritage.

1. Support.
2. Noted.

That the submission is partially
supported
and
the
following
modification to the draft LPS text is
recommended –
Amend Theme 1: Settlement and
community objectives to include the
words ‘health and wellbeing’ as follows c) The creation of compact, liveable and
sustainable settlements that provide
their residents with housing and lifestyle
choice and affordability, a high quality of
life, health and wellbeing, and
convenient access to high quality
employment and services.’

11

Department of Parks &
Wildlife
PO Box 1693
Bunbury WA 6230

1. Western Ringtail Possum – the Department has recently
undertaken an extensive WRP habitat study and
recommends that urban intensification/development and/or
infill development does not occur within areas mapped as

1. The Local Environmental Planning
Strategy recognises the importance of
identifying mechanisms and incentives
to protect areas of habitat value and

That the submission is partially
supported
and
the
following
modifications to the draft LPS text are
recommended –

CITY OF BUSSELTON DRAFT LOCAL PLANNING STRATEGY - SCHEDULE OF SUBMISSIONS
ADVERTISING: 16 MARCH 2016 – 13 MAY 2016
No

ADDRESS

NATURE OF SUBMISSION
having a medium, or higher WRP habitat quality vegetation.
Urban consolidation areas zoned R30 provide little scope for
fauna habitat protection. Suggested wording change for
strategy 6.2(e) ‘Planning for consolidation should have
regard to special character areas, amenity and streetscape
and high quality WRP habitat areas.’
2. Supportive of a WRP habitat protection strategy and an
associated WRP recovery plan to achieve long term
protection of WRP populations.
3. Section 8.1 Transport and Infrastructure objectives –
should aim to avoid impacts on corridor linkages for WRP
and other wildlife.
4. Strategy 9.2(k) – taller building around the perimeter of
Port Geographe should not be supported due to lighting
impacts on wetland wildlife.
5. Strategy 10.2(d)(i) reference to structure plans to guide
development for the Dunsborough Urban Area should also
include area 13.
6. The identification of ecological corridors should refer to
relevant technical studies completed by the DPaW.
7. Table 1 Urban Growth Area Framework
 Carbunup River – should note the significant values
of threatened flora, ecological communities and
fauna habitat.
 Bovell – may be potential development constraints
concerning the Vasse Ramsar wetlands.
 Yalyalup East – contains the Yate Priority Ecological
Community in proximity to Sabina River and the
interchange area.
8. Cape Rise/Naturaliste Heights – contains high conservation
values which warrant review of the structure plan.

PUBLIC SUBMISSIONS
1
Dunsborough & Districts
Progress Association
PO Box 63

We congratulate the City for a well-considered document,
and as one of the principal residents associations in
Dunsborough we look forward working closely with the City

COMMENT
contains
recommendations
that
consider these matters. It should be
noted that the urban consolidation area
in Busselton is already coded R30.

2. Noted.

3. State planning studies that
determined the alignment of the BOB
and Vasse-Dunsborough Link Road
addressed this issue.
4. Agree - the direction of the draft
Strategy in this regard does not target
the perimeter of Port Geographe.
5. Cape Rise/Naturaliste Heights (13) is
included in the Dunsborough Urban
Area.
6. As planning processes occur, the
latest available departmental technical
advice will be utilised.
7. Support.

RECOMMENDATION
Amend Table 2: Urban Growth Area
Framework by adding the following to
the ‘Key issues’ column:
 Carbunup River – ‘significant
values of threatened flora,
ecological communities and
fauna habitat.’
 Bovell
–
‘Vasse-Wonnerup
Ramsar wetlands.’
 Yalyalup East – ‘Yate Priority
Ecological
Community
in
proximity to Sabina River and
future BOB interchange area.’

8. This matter is already addressed in
the draft strategy in Table 2: Urban
Growth Area Framework.
Noted.

That the submission is noted.
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Busselton & Districts
Residents Association
225 Nuttman Road
Busselton WA 6280
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in order to provide feedback and operational input as the
strategy develops. We continue to support a policy of
community consultation for all planning and development
matters, and will always be available for consultation on any
matters of relevance to Dunsborough and Districts.
1. Supportive of many key proposals including proposed
upgrades to the Busselton Margaret River Airport.
2. Supports return of passenger rail service to Busselton but
concerned that, should current railway reserves adjacent to
Causeway Road be disposed of, a future train station would
be located too far from the city centre.
3. Waste management – need better opening hours for the
Busselton transfer station.

3

Busselton Chamber of
Commerce & Industry
PO Box 611
Busselton WA 6280

Generally supports the intent of the strategy. The following
matters are raised:
1. Planning for primary schools as there is seen to be a
desperate need for additional schools.

2. Retail Sustainability Assessments should recognise retail
mix as the retail mix in Busselton is not appropriate (too
many low quality discount shops that detract from creating a
versatile, quality and diverse retail experience).

3. North-south pedestrian/cycling and local public transport

COMMENT

RECOMMENDATION

1. Noted.

That the submission is noted and no
modifications are recommended.

2. The railway reserves are already
fragmented and alienated. Land is
necessary to facilitate the expansion of
Causeway Road to cater for future
increased traffic usage.
3. Noted and is an operational matter
for the City, rather than a strategic
planning matter for the draft LPS to
contemplate.
Noted.
1. The planning framework can identify
sites for public primary schools at the
structure planning stage however the
timing for the actual delivery of primary
schools is the responsibility of the
Department of Education.
2. Noted, however the purpose of a
Retail Sustainability Assessment is to
assess the potential economic and
related effects of a significant retail
expansion on the network of activity
centres in a locality. Such assessments
do not and cannot control the retail mix
for any activity centres, neither can an
activity centre plan itself. Where and
when particular types of shops occur is
largely economically driven. Activity
Centre Plans can guide, but cannot
dictate, this type of detail.
3. Noted. The strategy supports

That the submission is noted and no
modifications are recommended.
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connections are presently limited.

4. Building heights require a thorough re-assessment as
current arrangements do not encourage prospective
developers and investment.

5. The Busselton City Centre and CBD needs redefining and
should incorporate West Street development approvals.

4

M F Chartres
45
Osprey
Drive
Reinscourt WA 6280

1. High speed rail link Perth-Margaret River unrealistic.

2. Local/highway/Busselton City Centre road upgrades
supported.
3. Waste management strategies supported.
5

Peter De Cuyper
5
Broyage
Retreat
Quindalup WA 6281

1. Re-subdivision/consolidation in Commonage should not be
permitted in any existing vegetated areas and any
subdivision elsewhere should retain a minimum lot size of

COMMENT
improvements in pedestrian/cycling
routes and local public transport
services.
4. At present there is limited control on
building heights in Local Planning
Scheme 21. The Local Cultural Planning
Strategy and Local Commercial Planning
Strategy support a relaxation of building
height controls in the Busselton City and
Dunsborough Town Centres and the
Busselton City Centre and Dunsborough
Town Centre Conceptual Plans further
developed the recommendations of
these strategies.
5. Not supported. The City is likely to
prepare an Activity Centre Plan for part
of the Busselton City Centre but that will
not include Lot 17 West Street. That site
already has an adopted Land Use
Concept Plan that is a quasi-structure
plan.

RECOMMENDATION

1. The Busselton Outer Bypass corridor
(BOB) is of sufficient width to
accommodate a future potential high
speed passenger rail corridor and the
submission from MRWA (submission 1)
notes that the recognition of this
element in the draft LPS as suitable,
albeit very long term, and not within the
timeframe of this strategy.
2 & 3. Support for road and waste
management initiatives noted.

That the submission is noted and no
modifications are recommended.

1. Areas of remnant vegetation within
the Commonage would not be
considered suitable for consideration

That the submission is noted and no
modifications recommended.
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5,000m2.

2. The strategy should include no fracking permitted.

6

Grant Adams
19 Estuary Drive,
Wonnerup WA 6280

3. Review of Commonage rural residential area should
include provision for ‘granny flat’ accommodation for an
aged relative on existing blocks to assist in provision of
housing for an ageing demographic.
1. Request support for rezoning of Lot 17 Molloy Street and
all lots bordering Ford Road and Molloy Street from
Agriculture to Residential for the following reasons –
 1km from city centre
 Land is fragmented and lot sizes unsuitable for
agriculture
 Neighbouring land uses include a church, concrete
products manufacturing and a bobcat business
 Land has no conservation values
 Land is fragmented and unsuitable for agriculture;
 Existing Residential R20 is close by;
 Lot 17 is serviced by a sealed road, reticulated
water, power, rubbish collection and postal
delivery.

COMMENT
for closer re-subdivision/consolidation
due to bushfire risk and environmental
impact.
2. Noted, but this matter is beyond the
scope of the Strategy.
3. The City’s Local Planning Policy 5C:
Relative (Ancillary) Accommodation
Provisions already provides for this type
of accommodation within the Rural
Residential zone.
1. Not supported.
The pattern of land fragmentation
within this precinct is not a recent
outcome - the area’s value for
productive agriculture was lost long ago.
The area is, in fact, already a de facto
rural-residential area. The unsuitability
of land for agriculture is very clearly not
a sufficient basis to support closer
settlement or urban development.
Notwithstanding this, officers have
considered two key questions in relation
to the focus of the submission 

Is there a need to identify new
urban growth areas in addition
to those already identified in
the draft Strategy?
 If so, where is the best location
for that to occur?
The
land
supply/dwelling
yield
projections that underpin the Strategy
support that there is already sufficient
zoned and structure planned land in
Busselton to accommodate anticipated
population growth for at least the
lifetime of the Strategy (15 years+)
without the need to identify additional

RECOMMENDATION

That the submission is not supported.
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COMMENT
new areas. In terms of location, the
Molloy/Ford Road precinct is highly
constrained for environmental reasons
(wetlands, flood risk) and is an area
being considered for a number of
intersecting infrastructure projects such
as planned future road network
upgrades into the Busselton City Centre
(e.g. Causeway Road upgrade and
Eastern Link).

RECOMMENDATION

2. R15 Residential Zonings – consider recoding to R30 to
create more lots closer to the city centre and beachfront and
reducing the need to rezone agricultural land on urban
fringe. Better utilise existing infrastructure, reduce transport
time and associated benefits to the environment.

That the submission is not supported.

7

Peter Adams
101 Peel Terrace,
Busselton WA 6280

As per point 1 of submission 6.

2. The strategy supports consideration
of the potential for consolidation in
existing urban areas and in particular in
areas close to the Busselton City Centre,
Dunsborough Town Centre and other
activity centres, and where merited, in
some coastal locations.
Refer to comments for submission 6.

8

Mike Adams
896 Geographe Bay
Road,
Busselton WA 6280
Andrew Grono
18 Kent Street
Busselton WA
Tim Koroveshi on behalf
of Lowe P/L and Lukin
Unit Trust
64 Espinos Road
Busselton WA 6280

As per submissions 6 and 7.

Refer to comments for submission 6.

That the submission is not supported.

Request rezoning of Lot 17 Molloy Street from Agriculture to
Residential for similar reasons as set out in submissions 6, 7
and 8.
Lot 12 Caves Road, Abbey
Supports the identification of this land as Medium Term
Urban Growth Area (Abbey South 10) as originally
recommended in the version of the draft strategy adopted
by the Council on 25 September 2013 for the following
reasons –
1. The City’s rationale for Abbey South was: ‘Last
undeveloped coastal or near coastal land with significant
development potential in the Busselton-Vasse Urban Area.

Refer to comments for submission 6.

That the submission is not supported.

Supported for the reasons set out in the
submission.
Officers have considered two key
questions in relation to the focus of the
submissions -

That the submission is supported and the
following modification to the draft LPS
text is recommended –

9

10



Is there a need to identify new
urban growth areas in addition
to those already identified in

1. Amend Table 2: Urban Growth Area
Framework by inserting the following –
 Settlement column – ‘BusseltonVasse Urban Area’
 Urban growth area column –
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Important this land accommodates housing choice and some
non-residential uses.’ The City of BusseIton believes that the
land is suitable for urban development and in the medium
term regardless of any existing planning documentation.
Being the local authority, its position regarding the matter
should be of paramount importance and relevance.
2. The City of BusseIton Local Rural Planning Strategy
(introduced in 2006), endorsed by both the City of BusseIton
and the Western Australian Planning Commission, clearly
identifies the subject land as being in the Urban (BusseIton)
precinct.
3. The land consists of ex-grazing land and has no
environmentally sensitive qualities or constraints. It is
therefore easily developable.
4. It is directly adjacent to urban development to the north
and east and therefore will be in keeping in that regard.
5. All reticulated services are conveniently and economically
available to the site.
6. The land has no viable agricultural capabilities because of
the soils types and small lots.
7. The land can also be economically developed in relation to
required land fill requirements, particularly in comparison to
other already identified urban areas (i.e. Ambergate).
8. It is conveniently located to numerous community
facilities and commercial activities including Vasse.
9. It is located adjacent to Caves Road and Bussell Highway
and close to the Busselton Bypass and therefore has
excellent access to all areas.
10. It is located along public transport routes.
11. The area already accommodates a number of commercial
type
uses
(i.e.
markets,
caravan
park,
restaurant/tavern/tourist accommodation, ice works
business) so it cannot be considered a typical rural
environment/rural wedge scenario.
Alternatively it is requested that the subject land be treated
similar to other future urban land in the advertised LPS as
land "to be investigated through the Leeuwin Naturaliste
Sub- Regional Strategy".

COMMENT
the draft Strategy?
 If so, where is the best location
for that to occur?
In terms of need, the land
supply/dwelling yield projections that
underpin the draft Strategy suggest that
there is sufficient zoned and structure
planned
land
to
accommodate
projected population growth, but that is
dependent upon planned/proposed
urban growth areas (such as Bovell)
commencing development in the
medium term. Should that not occur,
supply will diminish, with choice and
diversity in the market becoming more
constrained.
In terms of location, officers are of the
view
that
‘Abbey
South’
has
considerable merit for identification for
urban development for a number of
reasons, including 





The area is the last
undeveloped coastal or
near-coastal land with
significant
development
potential in the BusseltonVasse Urban Area;
Further
residential
expansion to the west is
constrained by land in
public ownership (Locke
Conservation Estate);
It will round off existing
residential

RECOMMENDATION
‘Abbey South’
 Map ref. column – ‘18’
 Timeframe column – ‘Medium
term’
 Approximate
potential
population column - ‘To be
investigated via the Leeuwin
Naturaliste
Sub-Regional
Strategy.’
 Key issues column – ‘To be
investigated via the Leeuwin
Naturaliste
Sub-Regional
Strategy. Other than Port
Geographe, this is the last
undeveloped coastal or nearcoastal land with significant
development
potential
In
Busselton-Vasse Urban Area.
Important
this
land
accommodates housing choice
and some non-residential landuses.’
2. Amend the draft Strategy Map to
include Abbey South as ‘Medium Growth
Area 18’ as per the version of the draft
Strategy adopted by the Council.
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COMMENT







RECOMMENDATION
development/settlement
consolidation;
There will not be any
affect
in
terms
of
separateness
of
settlements;
The area is close to
neighbourhood shopping,
schools,
community
infrastructure,
public
transport and servicing
infrastructure; and
No visual impact or
significant environmental
constraints.

Given that the WAPC, in granting
consent to advertise the Strategy,
required the exclusion of Abbey South
10 (largely due to inconsistency with the
Leeuwin Naturaliste Ridge State
Planning Policy), it is recommended that
the WAPC be requested to consider the
identification of the land as a ‘Medium
Term Urban Growth Area’ (consistent
with the version of the draft Strategy
adopted by the Council in September
2013) as part of the Leeuwin Naturaliste
Sub-Regional Strategy.

11

Tim Koroveshi on behalf
of CM & DM Carlyle
64 Espinos Road
Busselton WA 6280

Lot 402 (12) Caves Road, Abbey.
Supports the identification of this land as Medium Term
Urban Growth Area (Abbey South 10) as originally
recommended in the version of the draft strategy adopted
by the Council on 25 September 2013 for the following

Supported for the reasons set out in the
submission. Refer to comments for
submission 10.

That the submission is supported as per
the recommendation for submission 10.
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reasons set out in submission 10.
Alternatively it is requested that the subject land be treated
similar to other future urban land in the advertised LPS as
land "to be investigated through the Leeuwin Naturaliste
Sub- Regional Strategy".

COMMENT

RECOMMENDATION

12

Shrapnel Urban Planning
on behalf of M & V
Stewart
336 Churchill Avenue
Subiaco WA 6008

The designation of the land as ‘Current
Growth Area’ is not appropriate as the
land is neither zoned nor structure
planned for urban development.
However the reasons set out in the
submission for the land to be identified
for urban purposes are supported and
identification as a ‘Medium Term Urban
Growth Area’ is being recommended as
per the comments in response to
submission 10.

That the submission is partially
supported as per the recommendation
for submission 10.

13

RPS on behalf of J & L

Lot 4 (51) Caves Road, Abbey.
Maintaining all of the subject land as a “Rural Area” in the
LPS does not represent the most appropriate future use of
the land from an urban planning perspective. Alternatively,
designating the northern part of the subject land as a
“Current Urban Growth” area in the LPS does represent an
appropriate planning outcome because:
 Designating the northern half of the subject land as
an urban growth area is consistent with well‐
established town planning principles in terms of
location, context, accessibility,
 proximity to utility and other urban services, highest
and best land use and the opportunity to neatly
“round off” the existing established urban form.
 It would be inappropriate from a town planning
point of view, and a waste of a valuable potential
urban land resource, to retain all of the subject land
as a remnant agricultural “island” surrounded by
land with other non‐agricultural zonings.
 Planning the subject land as an urban growth area
would retain all important local environmental
values and not be at odds with the intent and
provisions of SPP 6.1 – the Leeuwin‐Naturaliste
Ridge State Planning Policy (LNRSPP).
It is therefore requested that the draft LPS be modified by:
 Changing the designation of the subject land on the
LPS Map from “Rural Areas” to “Current Urban
Growth”; and
 Inserting and/ or modifying where necessary all
relevant text within the LPS document to accord
with this modified strategic intention
Lot 22 Commonage Road, Quindalup.

1. Noted.

That the submission is noted and no
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Thomas
PO Box 749
Busselton WA 6280

Sturt McDonald
118 Ridgeway Drive
Dunsborough WA 6281

NATURE OF SUBMISSION
1. The land owners provide their 'in principle' support for the
strategic directions outlined in the draft LPS, particularly as it
relates to the Dunsborough South' urban expansion area.
2. Clarification is sought in relation to the:
 timing of the preparation/release of the Leeuwin
Naturaliste Sub-Regional Strategy;
 high degree of uncertainty over future land use
permissibility, and potential impediment to the
landowner's current intentions to rationalise land
ownership through subdivision;
 intended planning process in terms of
hierarchy/milestones relating to ‘Dunsborough
South'; and
 details around the intended timeframe for the
delivery of the Dunsborough South' urban area
(short, medium or long term).

Concern over the location of the ‘separation of settlements’
line in relation to Medium Urban Growth Area 14
Dunsborough South. Although the draft strategy
recommends that the extent of Dunsborough South be
addressed through the Leeuwin Naturaliste Sub-Regional
Strategy, the ‘separation of settlements’ line should be
relocated further west to retain important agricultural land.

COMMENT

2. The timing of the Leeuwin Naturaliste
Sub-Regional
Strategy
will
be
determined by the Western Australian
Planning Commission and the City of
Busselton has no control over how that
process progresses. It is the City’s
understanding that the WAPC will
finalise a ‘report card’ on the Leeuwin
Naturaliste Ridge State Planning Policy
in the latter part of 2016, with a draft
Strategy anticipated 12 months
following. There is nothing to prevent
the landowner pursuing aspirations for
their land that are consistent with the
existing planning framework and any
planning application brought forward
would be considered in the context of
the direction set out by this draft
Strategy. The draft Strategy identifies
Dunsborough South as Medium Term’
(10 – 15 years) with immediate
consideration
being
given
to
commencing structure planning and
rezoning processes following final
endorsement of this draft Strategy.
Noted. The separation of settlements
line broadly reflects the ‘Wetland
Amenity Area’ of State Planning Policy
6.1 Leeuwin Naturalist Ridge and, east
of Bussell Highway, the continuance of
the wetland chain. The alignment south
of the Vasse-Dunsborough Link is
indicative and could be considered for
adjustment, potentially westwards, in
response to the outcomes relating to

RECOMMENDATION
modifications are recommended.

That the submission is noted and no
modifications are recommended.
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15

Tim Koroveshi on behalf
of Herbert Schaal
64 Espinos Road
Busselton WA 6280

Lot 21 Commonage Road, Quindalup
Landowner supports the identification of this, and adjoining
properties, within the medium urban growth area
‘Quindalup South 1’ in the version of the draft LPS as
adopted by the Council on 25 September 2013. Notes that
the WAPC adopted a modified version of the strategy to
remove the Council’s preferred direction for this area with
the land now identified as: ‘the extent, location and density
of urban development expansion is to be investigated
through the Leeuwin Naturaliste Sub-Regional Strategy.’
Landowner remains supportive of Lot 21 being identified as a
medium term urban growth area either through modification
to the advertised version of the draft strategy to reinstate
the area previously referred to as ‘Quindalup South 1’ or via
the Leeuwin Naturaliste Sub-Regional Strategy.

16

Stan Lawrence-Brown
on behalf of David &
Katrina Lodge
PO Box 315
Dunsborough WA 6281

Lot 205 Wylarah Way, Quindalup
The subject land formed part of long term growth area 17
‘Quindalup South 2’ in the version of the draft LPS adopted
by the Council on 25 September 2013.
Land to the north of the subject lot is flagged as medium
urban growth area 14 ‘Dunsborough South’, but the extent
of this area is undefined, removes any identification of land
which may be considered for the long term expansion of
Dunsborough and has a deferred timeframe status
dependent upon the Leeuwin Naturaliste Sub-Regional
Strategy. The strategic intent of the draft LPS is to support
and proactively plan for the urban growth of Dunsborough in
the medium and long term, therefore Quindalup South (17)
should be reinstated.

COMMENT
the expansion of Dunsborough (Medium
Term Growth Area 14).
Support for the identification of this
land, and adjoining properties, as a
medium term urban growth area is
noted and agreed with.
The WAPC, in its decision to grant to
consent to advertise the draft LPS, was
clear in its directive that any
consideration of expansion/growth for
Dunsborough, outside of boundaries
identified by the Leeuwin Naturaliste
State Planning Policy, is to occur via the
Leeuwin
Naturaliste
Sub-Regional
Strategy process. The designation of
Dunsborough South 14 area as
‘indicative’ provides the opportunity for
consideration, but is not pre-emptive of
possible outcomes of the Leeuwin
Naturaliste Sub-regional Strategy.
The WAPC in granting consent to
advertise the draft Strategy was clear in
its directive that any consideration of
medium or long term expansion/growth
for Dunsborough, outside of boundaries
identified by the Leeuwin Naturaliste
State Planning Policy, is to occur via the
Leeuwin
Naturaliste
Sub-Regional
Strategy process. The designation of
Dunsborough South 14 area as
‘indicative’ provides the opportunity for
consideration, but does not define
specific land parcels for inclusion.
Determination of the extent of the
Dunsborough South 14 area is to be
explored through the preparation of the
Leeuwin
Naturaliste
Sub-Regional
Strategy and at this stage it is not clear

RECOMMENDATION

That the submission is supported and no
modifications are recommended.

That the submission is noted and no
modifications are recommended.
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17

Stan Lawrence-Brown
on behalf of J & G
Holroyd and C & M
Campbell
PO Box 315
Dunsborough WA 6281

Lots 77 and 79 Ridgeway Drive, Quedjinup
The lots formed part of an identified long term urban growth
area ‘Ridgeway’ (area 19) in the version of the draft LPS
adopted by the Council on 25 September 2013. It is
requested that the Council and the WAPC reinstate the
“Ridgeway Urban Growth Area” into the Draft Local Planning
Strategy Map and identify within Table 2 as a “short to
medium urban growth area” for the following reasons:
1. The lot sizes within the subject area range between 3 – 5
hectares with each hosting a single residential dwelling.
Accordingly the lots sizes are generally considerably larger
than the prevailing rural residential lots to the west which
are generally 2 hectares.
2. Together the lots effectively form the interface and
transition area between the existing rural residential land
use of the Commonage and the single residential
redevelopment of Dunsborough Lakes. In this regard the
subject area does not form part of the Commonage
Consolidated Structure Plan Area.
3. The subject area is predominantly cleared with open
pasture and generally void of any significant remnant
vegetation.
4. The subject area is bounded by Ridgeway Drive and its
identification within a future urban growth area is an
effective rounding off to the existing settlement pattern for
the western portion of the Dunsborough urban area.
5. The subject area forms the direct interface to the existing
urban area of Dunsborough Lakes to the east with strong
opportunities for connectivity and sustainable urban design
application.
6. The land is slightly higher than the lower lying areas to the
east thus providing greater separation to ground water and
less constrained ground surfaces for urban development,
including housing construction.
7. Due to its proximity to the Dunsborough Lakes, utility
services (including reticulated sewer and water) are readily

COMMENT
whether or not this particular lot would
be identified.
Support the identification of Ridgeway
as ‘Medium Term Urban’ and agree with
the justification set out in the
submission.
The Ridgeway Drive precinct was
identified on the version of the draft
Strategy adopted by the Council in 2013
as ‘Long Term Urban Growth Area 19’.
The land was identified for a number of
reasons, including –










Large lot sizes;
Gentle topography and mostly
cleared;
Close to the Dunsborough
Town Centre, community and
recreational facilities;
Close proximity to reticulated
water
and
sewerage
infrastructure;
Opportunity for pedestrian and
vehicle
connectivity
to
Dunsborough Lakes Drive; and
Logical extension to existing
urban development.

Officers have considered two key
questions in relation to the focus of the
submissions 



Is there a need to identify new
urban growth areas in addition
to those already identified in
the draft Strategy?
If so, where is the best location
for that to occur?

RECOMMENDATION

That the submission be supported and
the
following
modification
is
recommended –
1. Amend Table 2: Urban Growth Area
Framework by inserting the following –
 Settlement
column
–
‘Dunsborough Urban Area’
 Urban growth area column –
‘Ridgeway’
 Map ref. column – ‘19’
 Timeframe column - ‘Medium
Term’
 Approximate
potential
population column – ‘To be
investigated via the Leeuwin
Naturaliste
Sub-Regional
Strategy.’
 Key issues column - ‘To be
investigated via the Leeuwin
Naturaliste
Sub-Regional
Strategy.
Should
urban
development be appropriate
consideration to be given to the
following –
 There are two public access
ways linking Ridgeway Drive
with Dunsborough Lakes Drive
and structure planning would
need to identify one or both to
be constructed as a public road.
 Visual/ landscape assessment
and fire management.
2. Amend the draft Strategy Map to
include Ridgeway as ‘Medium Urban
Growth Area 19’. The extent of Ridgeway
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accessible to support future urban development.
8. Ridgeway Drive forms the western perimeter of the
subject area and suitably separates it from the surrounding
rural residential land. While the topography rises slightly
over a portion of the subject area from east to west, it is only
marginal and does not pose any significant concerns in
relation to visual impact along the Leeuwin Naturaliste
Ridge.
9. The subject area is roughly between 800m to 1.8 km from
of the town centre and only 500m to the Dunsborough
Playing Fields and Naturaliste Community Centre, from its
nearest point. The southern portion directly abuts the
current Cornerstone Primary School and is also suitably
positioned to utilise future planned community and public
infrastructure to the west (e.g. new playing fields, primary
school, potential high school and a local neighbourhood
centre).
10. The subject area also offers strong pedestrian and
potential vehicle movement corridors from east to west,
thus providing connectivity to Dunsborough Lakes and the
town centre.
11. Future urban development of the subject area will enable
greater walkability and pedestrian movement opportunities
thus contributing to sustainable residential outcomes in
accordance with WAPC policy objectives (i.e. Liveable
Neighbourhoods).

COMMENT
In terms of need, the land
supply/dwelling yield projections that
underpin the draft Strategy indicate that
there is insufficient zoned and structure
planned land in Dunsborough to
accommodate anticipated population
growth.
In terms of location, the Ridgeway Drive
precinct is generally environmentally
unconstrained, and in terms of
settlement
planning
principles,
represents a logical extension of urban
development at Dunsborough Lakes (for
the reasons as set out above). Other
than generally in a south/south east
direction from Dunsborough and
immediately west of Dunsborough
Lakes in the Ridgeway Drive precinct,
the physical expansion of Dunsborough
is highly constrained.
The WAPC did not support the retention
of Ridgeway (19) in the advertised
version of the draft Strategy due to
inconsistency with State Planning Policy
6.1 Leeuwin Naturaliste Ridge. It is
suggested that the WAPC be requested
to consider the Ridgeway Drive precinct
for medium term urban growth through
the preparation of the Leeuwin
Naturaliste Sub-Regional Strategy.
Should Ridgeway be identified as an
urban growth area, there are two public
access ways linking Ridgeway Drive with
Dunsborough Lakes Drive and structure
planning would need to identify one or

RECOMMENDATION
19 is to reflect the version of the draft
Strategy as adopted by the Council.
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COMMENT
both to be constructed as a public road.

RECOMMENDATION

18

Tim Koroveshi on behalf
of Echo Pastoral P/L; G &
L Pike; D Lovejoy;
Bontempo Nominees; G
& S Waters and A & P
Hind
64 Espinos Road,
Busselton

Lots 74, 75, 76 & 78 Ridgeway Drive, Lot 13 Windle Place and
Lot 27 Koopin Place, Quedjinup.
The lots formed part of an identified long term urban growth
area ‘Ridgeway’ (area 19) in the version of the draft LPS
adopted by the Council on 25 September 2013. It is
requested that the advertised version of the LPS be modified
identify these and other Ridgeway lots as ‘Medium Term
Urban’ or, at minimum, reflect the version of the LPS as
adopted by the City of BusseIton at its meeting held on 25
September 2013, which identifies the land as "Long Term
Urban Growth". Alternatively, and as a third option, the
subject land be treated similar to other future urban land in
the advertised LPS as land "to be investigated through the
Leeuwin Naturaliste Sub- Regional Strategy" (i.e. Table 2:
Urban Growth Area Framework — Area 14). The following
reasons are provided in support of the submission:
1. The land is currently zoned Rural Residential and directly
abuts the Dunsborough Lakes urban area. For this reason it is
therefore a logical extension of urban development in the
Dunsborough area including in relation to servicing
arrangements and minimising costs in this regard.
2. The subject lots have large land areas of between
approximately 3.4 to over 3.9 ha which are even very large
for Rural Residential lots by today's standards where they
can get down to 2,000 m2. Further subdivision and for
normal urban purposes is therefore recommended.
3. The lots are all of a relatively regular/basically rectangular
shape which again assists with future subdivision design.
4. The lots are generally cleared (ex-pasture land) with most
existing buildings close to the existing roads which allows for

Support. Refer comments in response to
submission 17.

That the submission be supported and
refer to the recommendation for
submission 17.
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19

Yvonne Winchcombe
113 Ridgeway Drive
Quedjinup WA 6281

NATURE OF SUBMISSION
an easier subdivision design process.
5. The mostly cleared land also has other advantages in that
significant amounts of remnant vegetation will not need to
be removed for future development which is an excellent
outcome, particularly being in a Landscape Value Area under
the City of BusseIton Local Planning Scheme 21.
6. Generally cleared land is also of considerable of benefit in
relation to fire prevention/control in regard to safety of
potential residents and also from an environmental
perspective as limited vegetation needs to be cleared to
comply with fire requirements.
7. Unlike most of the existing Dunsborough urban area, the
subject land is at a much higher contour, contains sandy
soils, is therefore well drained and easier to develop and at a
lower cost than lower lying areas (i.e. no fill required, etc).
8. The area has an excellent existing road system providing
easy, safe and convenient access to Caves road and nearby
areas.
9. The Dunsborough CBD and all the services provided there
is within very close proximity (i.e. approximately a 5 minute
drive).
10. The land forms part of the Margaret River Wine Region
and is therefore conveniently located to a wide range of
activities available there, both man-made and natural.
11. There is limited land readily available in the Dunsborough
area for future urban development and close to the existing
urban area because most of the land is very low lying,
contains a significant amount of good quality remnant
vegetation or is much further out which further justifies the
qualities of the subject area for urban development.
Objection to submissions 17 & 18 and request that the large
blocks in the Ridgeway Drive area remain unsubdivided
because –
 Separate urban development in Dunsborough Lakes
from Commonage rural residential blocks.
 Visually aesthetic buffer area
 Would provide a buffer to the urban area in event
of bush fire.

COMMENT

RECOMMENDATION

Ridgeway was identified as ‘Long Term
Urban Growth Area 19 on the version of
the draft LPS adopted for advertising by
the Council on 25 September 2013.
Consideration of this area for medium
term urban development is supported
for the reasons set out in submissions
17, 18 and 34. Structure planning for

That the submission is not supported.
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C & A Harding
PO Box 202
Dunsborough WA 6281

Lot 75 Yallingup Siding Road and Lot 76 Cowrang Lane,
Yallingup Siding.
As current and long term owners of these large rural
residential lots (used for an intensive horticulture business)
we support the identification of suitable areas within the
Commonage for re-subdivision/consolidation. The physical
characteristics of our lots make them suitable for closer
subdivision. Having actively managed the land for 20 years
and physically monitored decreasing rainfall during this time,
we feel the 8ha blocks would be better suited for smaller
lifestyle lots.
We lodged a joint submission with seven other landowners
in this precinct requesting modification to the Commonage
Consolidated Structure Plan in 2007 to provide for closer
subdivision and this indicates a level of local community
agreement to the direction advocated by the draft LPS.

COMMENT
the Ridgeway area would have
consideration for the matters raised in
this submission.
Support
for
re-subdivision
and
consolidation within the Commonage is
noted. The strategic direction of the
draft LPS is to identify suitable areas for
re-subdivision within the Commonage
and this will be a targeted process via a
City-led review of the Commonage
Consolidated Structure Plan (CCSP) and
not on an uncoordinated and ad hoc
basis driven by individual landowners.
Land supply within the Commonage is
not considered to be an issue as there
are opportunities under the CCSP for
subdivision that have not been taken
up.
There
are
numerous
other
considerations that such a review of the
CCSP would need to account for, such
as:








Protection of remnant native
vegetation
and
other
environmental issues;
Bush fire risk;
Landscape character and visual
amenity;
Road connectivity;
Proximity to infrastructure
services such as scheme water;
Settlement planning principles
(especially in the southern and
more remote outskirt areas of
the Commonage) – proximity
to community services and
facilities; and

RECOMMENDATION

That the submission is noted.
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21

L & S Schoppe
PO Box 395
Dunsborough WA 6281

Lot 72 Hayes Road, Yallingup Siding.
Same as submission 20.

22

RPS on behalf of Notable
Downs Partnership
PO Box 749
Busselton WA 6280

Lot 35 Woodbridge Vale and Lot 40 Vasse-Yallingup Siding
Road, Yallingup Siding.
Support for rural residential consolidation. A development
concept plan is provided that demonstrates the site’s
suitability for closer subdivision and is justified for the
following reasons –
 The generally cleared nature of the landform and
the limited amount of remnant vegetation that will
be affected;
 The limited land capability of the subject land for
viable agricultural or "hobby farm" purposes;
 The strategic context, the City's vision outlined in
the Draft LPS and the general subdivision

COMMENT
 Diversity of lot sizes.
The application of settlement planning
principles to a targeted review of the
CCSP would suggest that potentially the
most appropriate area for initial
consideration would be within the
Quedjinup locality northwest of Biddle
Road. The general area is more gently
undulating, mostly cleared, close to
scheme water and other community
services/facilities in and near to the
Dunsborough Town Centre, easily
accessible from Caves Road and would
allow consideration of smaller Special
Residential sizes lots (i.e. 2,000 –
5,000m2).
Notwithstanding this, land supply in
particular is not a pressing issue, and as
such a targeted review of the CCSP is
not viewed as a strategic priority for the
City.
Refer to comments for submission 20.

RECOMMENDATION

Refer to comments for submission 20.

That the submission is noted.

That the submission is noted.
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framework for the locality;
 The general suitability of the topography and soils
for onsite effluent disposal;
 Increased
development
can
readily
be
accommodated.
 The proposal for further subdivision maintains the
current land use, while allowing a larger population
to enjoy the rural residential lifestyle;
 The commitment from landowners to proceed with
subdivision in a sustainable manner on the basis of
existing land use activity and its appropriateness
within this locality; and
 There is seen to be community benefit having
regard
to
land
supply,
environmental,
landscape/visual amenity and biodiversity values, as
well as bushfire risk.

COMMENT

RECOMMENDATION

23

BSO on behalf of Peter
Thompson
PO Box 414
Busselton WA 6280

Lots 6 & 7 Quedjinup Drive, Quedjinup.
Support rural residential infill/consolidation. The subject land
is suitable for closer subdivision as it is mostly cleared and
would have negligible impact on environmental,
landscape/visual amenity and biodiversity values.

Refer to comments for submission 20.

That the submission is noted.

24

Tim Koroveshi behalf of
John Reid
64 Espinos Road
Busselton WA 6280

Lots 1 – 14 Quedjinup Drive/Little John Road, Quedjinup.
"Support and pro-active assistance" in relation to further
subdivision /consolidation of land within the Commonage
Structure Plan Policy Area is supported by the subject
landowners generally, but in particular for their land, for the
following reasons:
1. The subject land was one of the earlier rural residential
subdivisions within the Commonage Structure Plan Policy
Area and is identified under that document as being within
an area where minimum 2 ha and average 3 ha lot sizes are
recommended. Actual lot sizes range from 2.2 ha up to 4.2
ha. These lot sizes are very large by current standards with
some rural residential land being subdivided down to 2,000
m2.
2. The current lots are of a very regular shape and this would

Refer to comments for submission 20.

That the submission is noted.
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enable a quite simple re-subdivision design/process.
3. The land was previously cleared and utilised for grazing for
many years. Therefore, any further subdivision of the land
can avoid unnecessary clearing of remnant vegetation as
may be required in other parts of Commonage which is
obviously an excellent environmental outcome.
4. Cleared land is also an advantage in relation to fire
prevention/control in regard to safety of residents and also
from an environmental perspective as no vegetation needs
to be cleared. 5. The subdivision has an excellent existing
road access system providing easy, safe and convenient
access to all nearby major roads plus power and
telecommunication services.
6. The Dunsborough CBD and all the services provided there
is within close proximity (approximately a 5 minute drive).
7. The land is part of the Margaret River Wine Region and is
therefore within close proximity to a wide range of activities
available there both man-made and natural.
8. There will be no further land rezoned for rural residential
development.

COMMENT

RECOMMENDATION

25

BSO
Development
Consultants on behalf of
Marshall Bennett P/L
PO Box 414
Busselton WA 6280

Lot 37 O’Byrne Road, Quindalup
The potential for this land to be identified in the draft LPS as
a site for further investigation/subdivision is raised. Site is
114ha and the north-eastern portion is zoned Rural
Residential, with the balance zoned Agriculture. The quality
native vegetation in the rural residential zoned portion of the
site is worthy of retention. As an alternative, the eastern
portion of the site is parkland cleared with mostly non-native
species and the option of rationalising the current zoning of
the property to allow some closer subdivision whilst
providing for the long term protection of the north western
vegetated section is proposed.

Not supported. The submission is
seeking an extension to the Rural
Residential zone which is inconsistent
with the strategic direction of the
WAPC, as set out in the South West
Region Planning and Infrastructure
Framework 2015, whereby proposals for
new Rural Residential areas are not
supported. Given the
density of
bushland vegetation and the degree of
slope to that land within the Rural
Residential portion of Lot 37, together
with current legislation relating to the
clearing of native vegetation and
planning for bushfire protection, it is
highly unlikely that subdivision and
development in the subject location

That the submission is not supported.
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Jen Libby-Jackson
16 Peppermint Way
Vasse WA 6280

Support the direction of the draft LPS to plan for and identify
suitable areas for re-subdivision of existing rural residential
development in Dunbarton (in particular those 5 acre lots
around the Peppermint/Paperbark Way and Rendezous Road
intersections) for the following reasons –
 Current structure plan is approximately 30 years
old.
 Increase the availability of smaller rural residential
lots in the immediate area without affecting the
general character of the locality or the amenity of
surrounding residents as smaller lots already exist.
 Increase access to facilities in the area – pony club,
trotting track, schools, leisure centre and
progressive Vasse development.
 Eliminate the need to create new areas for the
purpose of smaller rural residential lots.
 Assist with infill/consolidation in close proximity to
the Busselton City Centre.
 Adoption of an integrated plan that includes the lots
the subject of this submission within 5 years would
ensure progressive planning while maintaining the
benefits to these and other lots of rural residential
living/lifestyle.

COMMENT
could be implemented in practice.
Furthermore, the suggested ‘transfer’ of
development
potential
to
the
‘Agriculture’ zoned portion of Lot 37 is
inconsistent with the Commonage
Consolidated Structure Plan which
identifies the subject location for ‘open
landscape/rural production’, wherein no
further subdivision is supported.
Support
for
re-subdivision
and
consolidation within Dunbarton is
noted.
A targeted review of the Dunbarton
area
for
re-subdivision
and
consolidation opportunities is viewed as
having a higher priority for a City-led
review than the Commonage for the
following reasons –
 Rural Residential land supply is
more acute;
 Rural Residential zoned land to
the east of Vasse) is identified
by the draft Strategy as Long
Term Urban (Vasse East) –
largely because settlement
planning principles support the
higher and better use of this
land for urban purposes and
not large lifestyle lots;
 The land is flat and cleared of
remnant vegetation;
 Lower bush fire risk;
 Lower landscape character and
visual amenity considerations;
 Reticulated
water
and
potentially sewerage services
are close by;
 Well serviced by the district

RECOMMENDATION

That the submission is noted.
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Larry Smith on behalf of
P Cook
17 Ufton Street
Gwelup WA 6018

Lots 100 & 101 Brash Road, Yallingup.
The land is zoned ‘Viticulture/Tourism with Additional Use
(A60) for a major tourist resort including up to 163
accommodation units, hotel and ancillary facilities. Strata
subdivision has been an integral and essential component to
the development of the resort, subject to a Resort
Management Plan as required under the approved structure
plan for the land.
Theme and Strategy 2(g) of Section 6.1 proposes, in the case
of small scale low key tourism accommodation in rural areas,
not to “permit any further strata subdivision of tourist
accommodation or unrestricted length of stay component
outside of the Busselton - Vasse Urban Area and
Dunsborough Urban Area”.
While it is clearly the intention of Theme 2(g) to impose
these controls on small scale, rural chalet type development
on farms, the current wording “in rural areas” could be misinterpreted to include major tourist developments in rural
areas having a specific tourist zoning, such as in this case.
Accordingly, we seek re-wording of Theme 2(g), Section 6.1
to specifically exclude tourist accommodation developments
in rural areas having a specific tourist zoning.

COMMENT
road network;
 Close to Busselton City Centre,
community
facilities
and
services; and
 Location is more favourable
from a settlement planning
perspective.
A targeted review of the Dunbarton
structure plan would be a City-led
process and not driven on an
uncoordinated and ad hoc manner
driven by individual landowners.
Not supported. The submission clearly
misinterpets the intention of the draft
Strategy which is not to permit any
further strata title subdivision of
tourism accommodation in rural areas,
irrespective of the scale of development
that either exists or is proposed. It
should be noted that the site the
subject of this submission remains
undeveloped, notwithstanding that the
structure plan was endorsed in 2004
and as such is out of step with the
current planning framework, especially
relating to bush fire prone areas.
In the City’s experience, strata schemes
as a business model for underpinning
tourist accommodation development
outside of urban areas are often not
successful and lead to pressure to relax
length of stay restrictions to permit
permanent residency. If that were
allowed to occur, it would effectively
create isolated settlements scattered
throughout the rural area, placing
people remote from employment,
shops, community services and facilities.

RECOMMENDATION

That the submission is not supported.
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Subiaco WA 6904

NATURE OF SUBMISSION
Lot 200 Caves Road, Dunsborough.
1. Opposes the ‘Rural’ classification of the site because it is
inconsistent with the planning framework applicable to the
land. The site is zoned ‘Tourist’ and is identified as a nonstrategic tourist site in the Local Tourism Planning Strategy
and a number of development applications have been
approved by the City for tourist development. The
immediate area, including the subject land, comprises over
15ha of tourist zoned land.
2. Request the draft LPS be modified to identify Lot 200 for
tourist and residential uses.

COMMENT
Not supported.
1. The draft strategy does not
specifically identify ‘Tourist’ zoned land
within urban areas or land having
tourist accommodation in non-urban
areas.

2. Not supported. The fundamental
planning issues related to intensification
of development on these four land
parcels include the inability to comply
with State Planning Policy 3.7 Planning
in Bushfire Prone Areas, and –
 remnant
vegetation
and
steeply sloping topography;
 area and surrounds are
designated as bush fire prone
on State Map of Bushfire Prone
Areas;
 no secondary road access;
 State Planning Policy 6.1
Leeuwin
Naturaliste
Ridge/draft LPS & Local
Tourism Planning Strategy do
not
contemplate
tourist
accommodation sites in the
Rural or other zones outside of
town sites as being suitable for
a residential component; and
 to achieve acceptable fire
management/protection
outcome - significant impact on
vegetation and the visual
landscape amenity – contrary
to LNRSPP/Landscape Value
Area/Local Rural Planning

RECOMMENDATION
That the submission is not supported.
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COMMENT
Strategy.

RECOMMENDATION

29

Calibre Consulting on
behalf ARW Nominees

Lot 11 and portion of Lot 803 Chapman Hill Road, Busselton
The land is identified in Table 4: Industrial/Service
Commercial Area Framework as being partly zoned and
structure planned, with a particular emphasis on
accommodating automotive-related development.
The submission requests removal of the reference to
automotive-related development as proposed Scheme
Amendment 21 (and a revised structure plan) has been
lodged with the City that seeks to remove the emphasis on
automotive/marine sales in favour of a more general, mixed,
light industrial focus.

Support. Lot 11 is currently zoned
‘Special
Purpose
(Ambergate
Automotive Development Area)’ and
within Special Provision Areas 47 & 48,
both of which set out permissible land
uses pursuant to Schedule 4 of Local
Planning Scheme 21. SP47 permits land
uses that involve, or are directly reliant
upon, or directly related to, motor
vehicle and marine sales. SP48 is more
relaxed and akin to the Busselton LIA in
permissible uses. The overall intent of
the zoning of the land was to facilitate
the
creation
of
a
new
automotive/marine sales precinct. Since
the land was rezoned in 2012,
endeavours to attract the relocation of
car and marine dealerships to the site
have not been successful.
Officers are therefore supportive of
proposed Scheme Amendment 21 that
seeks to remove SP47, include the
whole of Lot 11 within SP48, as well as
extending the Special Purpose zoning
and SP48 to include a portion of Lot 803
so as to align with the future entry road
to Ambergate North (Current Urban
Growth Area 7 on the draft LPS map)
from Chapman Hill Road.
It should be noted that the proposed
scheme amendment application is yet
to be put before the Council for
consideration to initiate).

That the submission is supported and the
following modifications to the draft LPS
text and map are recommended –

1. Not supported. The landowner intent

That the submission is not supported.

30

Cardno on behalf of

Lots 4 & 2363 Queen Elizabeth Avenue, Ambergate.

1. Amend Table 4: Industrial/Service
Commercial Area Framework in relation
to Chapman Hill Road (1) by deleting the
word ‘Automotive’ from the Commercial
Area Type column and deleting the
words ‘with particular emphasis on
accommodating
automotive-related
development’ from the Key Issues
column.
2. Amend the draft LPS map to include a
portion of Lot 803 within Chapman Hill
Road (1) consistent with proposed
Scheme Amendment 21 to Local
Planning Scheme 21.
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1. Endorsed Ambergate Structure Plan identifies the
abovementioned land for residential development, district
open space, multiple use corridor and portion of a future
primary school site. The draft LPS identifies the land as being
part of the Ambergate North (7) current urban growth area
(including both zoned and unzoned portions and this is
strongly supported by the landowner. It is the landowner’s
intent to develop the subject site in the short term which is
consistent with the timeframe set out by the draft LPS within
Table 2 Urban Growth Area Framework.

COMMENT
to progress an amendment to Local
Planning Scheme 21 to rezone the land
to facilitate short term urban
development is considered premature
for a number of reasons, including:
 The current area of land zoned
‘Special Purposes (Ambergate
North Development Area)’ has
been strategically identified as
the logical development front
within the DGP area and the
subject site is not contiguous
with this. The proposed
amendment
represents
a
premature and piecemeal
rezoning and would create an
unreasonable expectation that
subdivision and development
could occur on multiple
development fronts, causing
significant difficulties in the
coordination of infrastructure
provision and contrary to the
principles of orderly and proper
planning.
 Based on the current supply of
land already zoned to provide
for residential development, no
imperative exists for the
rezoning of the subject site to
meet demand.
 The subject site does not
demonstrate any reason why it
should be preferred to existing
zoned land.
 The proposed amendment
would facilitate subdivision and
development of the subject

RECOMMENDATION
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COMMENT
land which, based on the
availability
of
servicing
infrastructure
(particularly
electricity and waste water),
would compromise the ability
to develop land within the
existing zoned Ambergate
North Development Area.
 The proposed amendment
does not provide sufficient
information or assessment
addressing the timing and
treatment of upgrades to the
Queen
Elizabeth
Avenue/Busselton
Bypass
intersection,
which
could
potentially be immediately
necessary should development
commence from the western
part of the DGP area without
other road connections to the
north and east being in place.
 The proposed amendment
does
not
address
how
stormwater detention and
flows from the subject site can
be managed in accordance
with
the
Local
Water
Management Strategy, which
relies on the development of
systems across the DGP area
including retention areas and
outlets at the north/ western
extent of the DGP area.
 The proposed amendment is
premature in relation to
buffers associated with the
adjacent
Waste
Water

RECOMMENDATION
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COMMENT
Treatment Plant and concrete
batching plant and a significant
portion of Lots 4 and 2363 is
unable to be developed and for
an unknown period.
 The proposed amendment
undesirably
precedes
the
finalisation of a Developer
Contributions Plan for the
Ambergate North Development
Area, through which strategic
issues relating to community
facilities are yet to be resolved
(including the district level
facilities within the subject
site).

2. The housing supply projections provided in the draft LPS
explanatory report identifies the unzoned portion of
Ambergate North (which the land the subject of this
submission is located) as being delivered in the medium –
long term (i.e. 5-10yrs and 10yrs +) which is inconsistent with
the Urban Growth Area Framework.

2. Ambergate North is identified as a
Current Growth Area by the Strategy
because it is (partly) zoned and
structure
planned
for
urban
development, similar to the other
identified Current Urban Growth Areas
(e.g. Provence, Vasse etc.). The land
supply/dwelling yield modelling that
underpins the Strategy supports the
position that there is already sufficient
zoned and structure planned land to
accommodate anticipated population
growth for at least the lifetime of the
Strategy (15 years+) without the need
for additional land outside of the
existing zoned portion of Ambergate
North to be rezoned. The assumptions
and
estimates
of
residential
development in the modelling depend
upon a number of factors outside the
City’s control and which are subject to

RECOMMENDATION

CITY OF BUSSELTON DRAFT LOCAL PLANNING STRATEGY - SCHEDULE OF SUBMISSIONS
ADVERTISING: 16 MARCH 2016 – 13 MAY 2016
No

ADDRESS

NATURE OF SUBMISSION

COMMENT
change.
The
modelling,
which
represents one scenario (in terms of
locational supply, choice and diversity of
residential estates in the market at any
given year in the future), supports the
recommendations of the Strategy rather
than determining them. The estimated
time of delivery considers residential
product delivery and represents a
desirable scenario in terms of
maximising location choice; however
during the lifetime of the Strategy, the
scenario is likely to be influenced by
numerous factors that may see land
supply in some areas delayed, while
others are advanced.

RECOMMENDATION

31

Planning Solutions on
behalf of Primewest
Group
PO Box 8701
Perth WA 6000

Lot 300 Strelly Street, Busselton
1. Support for the strategic direction for the Busselton LIA to
transition to bulky goods retailing.
2. The continued development of bulky goods retail within
the LIA should be given priority over all other areas under
the draft LPS and should be recognised as the primary bulky
goods retail.

1. Noted.

That the submission is noted but points
2, 3 and 4 are not supported.

2. Not supported. There is no strategic
justification to warrant this proposition
nor is there a logical rationale to
support
the
primacy
of
one
industrial/service commercial area for
bulky goods retail at the expense of
other areas. The Strategy seeks to
ensure that there is land available to
facilitate
economic
growth
and
diversification, not only to provide
flexibility and choice in location for
businesses and investors for a broad
range of industrial and service
commercial land uses, including bulky
goods retail, but also for consumers
throughout the District and the South
West Region.
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Large Format
Association
PO Box 78
Balwyn North
Victoria 3104

Retail

NATURE OF SUBMISSION
3. Timeframes for the development of Industrial/Service
Commercial land requires modification to ensure long term
sustainability. A mechanism/trigger (such as population
growth, land availability or capacity of existing land supply)
for the staged release of Service/Commercial land should be
added to the LPS text.

COMMENT
3. Industrial/Service Commercial Areas 1
– 5 (Existing/Current) are already zoned
and structure planned (but yet to be
subdivided i.e. Airport North 1 &
Chapman Hill Road 4) or are already
subdivided and largely developed (i.e.
Strelly St/Busselton LIA 2). Other areas
(Airport North Extension 6, Chapman
Hill Road 7 and Airport South 8) are
designated ‘Medium Term’ (10-15yrs+).
The Strategy is clear in its direction that
the timely commencement of rezoning
and structure planning for medium term
areas would consider existing land
supply and demand and seek to ensure
continuity of supply and diversity.

4. The ‘Bulky Goods Showroom’ definition provided within
Schedule 1 of the Regulations should replace the definition
for ‘Showroom’ in the City’s town planning scheme to
provide greater certainty of permissibility of large format
retail uses. The City’s ‘Showroom’ definition does not
provide adequate definition for bulky goods showroom and
may allow competing and conflicting uses to be established.

4. This is a matter that relates to detail
within Local Planning Scheme 21 and is
not for the Strategy to contemplate.

1. We support the identification of ten (10) locations for
Industrial/Service Commercial (allowing for ‘Bulky Goods
Showrooms’ in the draft ‘LPS’. We consider the staged
release of these locations requires further investigation by
the City to ensure the long term sustainability and viability of
Industrial/Service Commercial land supply.
2. The draft ‘LPS’ should include a clearer strategic direction
for each Industrial/Service Commercial location. Specifically,
the ‘LPS’ needs to provide location specific strategies which
describe priority land uses, land use mix, and general
development standards. Future statutory/policy measures
should be informed by these location specific strategies.
3. Bulky goods retail (BGR) is identified as a ‘key issue’ within

Not supported. Refer to comments for
submission 31.

RECOMMENDATION

That the submission is not supported.
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Planning Solutions on
behalf
of
Erceg
Management
PO Box 8701
Perth WA 6000

NATURE OF SUBMISSION
‘table 4’ of the draft ‘LPS’. Including the ‘Bulky Goods
Showroom’ model definition from the ‘Planning and
Development (Local Planning Schemes) Regulations 2015’
(Regulations) should be incorporated into a new local
planning scheme as a priority.
Lot 17 West Street and Lots 2, 3 and 11 Bussell Highway,
Busselton.
1. Support the draft LPS insofar as it recognises the potential
for expansion and growth of the Busselton city centre.
2. The LPS objective for the continued growth of the
Busselton city centre is supported.
3. The LPS should explicitly identify that the “further detailed
planning” required for Busselton city centre is to be in the
format of an activity centre plan. All references to the LPS
identifying an indicative boundary for the Busselton city
centre should be deleted. The activity centre plan will define
the boundary of the Busselton city centre based on the
relevant considerations, which will include land within an
800m walkable catchment to major public transport stops.
4. Having regard to the previous analysis undertaken for the
City and the subject site being located within the 800m
walkable catchment of the city centre, the subject site
should be described throughout the LPS as being ‘in’ the city
centre, not ‘on the fringe of’ or ‘outside’ the city centre.

5. Reference in the draft LPS to retail development on West
Street reducing potential growth of the Busselton city centre
by 10-15 years is misleading, and should be deleted. There is
no reference to an economic or strategic study to support
this statement. Retail development on the subject site is
supported by the planning framework, and is consistent with
the objective of the draft LPS for continued growth of the
Busselton city centre.
34

Planning Solutions on
behalf of DCSC P/L

1. Support the identification of the Dunsborough Town
Centre (DTC) as the principal activity centre for the western

COMMENT

RECOMMENDATION

That the submission is noted but points 3
- 5 are not supported.
1. & 2. Noted.

3. Not supported. The City is likely to
prepare an Activity Centre Plan for part
of the Busselton City Centre but that will
not include Lot 17 West Street. That site
already has an adopted Land Use
Concept Plan that is a quasi-structure
plan.
4. Not supported. At best the location of
the proposed West Street development
could be described as being on the
fringe of the Busselton City Centre. It is
not designed along the principle of a
walkable
catchment;
rather
its
dominant customer transport mode will
be the private motor vehicle.
5. Not supported. The reference is not
within the draft LPS text, but is part of
the background explanatory report.

1. Noted.

That the submission is partially
supported (point 5) but points 2, 3 and 4
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NATURE OF SUBMISSION
half of the District.
2. There is sufficient capacity within the DTC to provide for
the future increase in demand for shopping and services
created by population growth and tourism.
3. Do not support the physical expansion of the DTC
footprint growing to the southern side of Caves Road into
the Dunsborough Playing Fields site for the following reasons
–
 There is sufficient zoned land (or land proposed to
be rezoned) within the DTC, including undeveloped
or under-developed land.
 The Dunsborough Playing Fields should be
maintained in its current location, as it is centrally
located and provides a highly accessible community
focal point for people, services, employment and
leisure.
 Expansion of retail floorspace is not supported or
informed by a retail needs assessment to provide
justification for any expansion.
 There is no integrated land use/transport strategy
to guide the mixed use redevelopment of the DTC.
Consolidating the DTC will prevent commercial land
uses from spreading outside of the centre's core
and in doing so ensure the primacy of the DTC
within the City's activity centre hierarchy is
maintained.

COMMENT
2. No evidence or justification is
provided in support of this statement.
3. Not supported. The draft strategy
suggests the possible consideration of
the Town Centre footprint growing to
the southern side of Caves Road into the
Dunsborough Playing Fields site. This
would be need to be subject to,
amongst other things, the identification
and development of replacement
playing fields, the treatment of Caves
Road itself to enable safe pedestrian
movement and traffic circulation, and
justification through retail needs
assessment.
There are no proposals to rezone land
within the town centre to accommodate
significant new shop retail and
commercial floorspace (i.e. another
supermarket) and the rezoning of the
Clarke Street land as part of Omnibus 1
to Local Planning Scheme 21 provides
only limited opportunities for assembly
of the kind of sites that could
accommodate major, new retail and
commercial developments that would
be needed to provide local access to
services and employment for a
projected population of 15,000+ and
shop retail floorspace of 20,000sqm.
A retail sustainability assessment
prepared by an economics consultancy
that the submitter has partnered with
regularly completed in 2012 found that
an additional 16,000sqm of shop retail
floorspace could be sustained in

RECOMMENDATION
are not supported.
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4. Recommend a Shop/Retail floorspace cap of 300m2 on any
future local centre within Dunsborough Lakes to provide for
the day-to-day convenience shopping needs of the local
community, but which still maintains the primacy of the DTC.

5. Request the inclusion of the Rural Residential zoned lots

COMMENT
Dunsborough Lakes by 2031. What is
clear is that Dunsborough will be able to
sustain an increase in shop retail and
commercial
floorspace
and
to
accommodate that, town centre
redevelopment
and/or
physical
expansion of the town centre footprint
and/or the development of a secondary
centre (i.e. investigated as part of the
planning for ‘Dunsborough South 14’)
will be required. The case for physical
expansion of the Dunsborough Town
centre footprint is much stronger than
in the case for Busselton – and so this
submission appears inconsistent with
another submission lodged by the same
firm.
The resolution of the Council in relation
to final approval of Omnibus
Amendment 1 to Local Planning Scheme
21 included reference to the
preparation and/or review of a broadbased urban design policy for the
Busselton City Centre and Dunsborough
Town Centre which would give
consideration to, amongst other
matters,
integrated
land
use/traffic/pedestrian strategies.
4. Not supported. No explanation or
justification is provided on how this
shop retail floorspace figure has been
derived for Dunsborough Lakes. Whilst
the current planning framework for
Dunsborough Lakes provides for the
consideration of a ‘local convenience
centre’, the scale of commercial/shop
retail development will be determined
via structure planning and retail needs

RECOMMENDATION
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Roberts Day on behalf of
the Perron Group &
Stawell P/L
424 Murray Street
Perth WA 6000

NATURE OF SUBMISSION
abutting the western side of Dunsborough Lakes (Ridgeway
Drive) be considered for future urban expansion and
included in any investigations relating to the preparation of
the Leeuwin-Naturaliste Sub-Regional Strategy for the
following reasons –
 These lots are currently zoned Rural Residential,
approximately 3ha-4ha in size, relatively cleared
and unconstrained.
 The lots are in close proximity (approximately 1km2km) to the DTC and will enhance the vitality and
viability of the DTC retail area.
 The lots are not large enough to support viable
agricultural production.
 The lots provide opportunities for housing variety
and density, not already provided within
Dunsborough.
 Further investigations are likely to demonstrate the
land is free of environmental constraints and will
provide opportunities to provide a consolidated and
sustainable urban form.
 Enable the utilisation and upgrade of existing and
limit the amount of new infrastructure required to
support urban expansion.
Lots 9542 & 9545 Napoleon Promenade, Vasse and Lots
9001, S19 & S20 Bussell Highway, Abbey.
The submission requests the identification of these lots for
future development and is accompanied by five supporting
technical assessments: environmental assessment; drainage,
water quality and nutrient management; traffic and access;
and servicing considerations. The following modifications to
the draft LPS are requested 1. Extend the ‘settlement boundary’ north of Vasse to
include Lots 9545 & 9542 Napoleon Promenade and Lot 9001
Bussell Highway and their identification as Medium Term
Urban Growth Area ‘Vasse North’ on the draft LPS Map and
Table 2: Urban Growth Area Framework for the following
reasons –
 Consolidate the Vasse Settlement footprint.

COMMENT
assessment.
5. Supported.
submission 17.

RECOMMENDATION
See

comments

for

That the submission is not supported.

1. Not supported. The expansion of the
Vasse footprint north of the Vasse
Bypass is not contemplated by State
Planning Policy 6.1 Leeuwin Naturaliste
Ridge. If this land had been
contemplated for inclusion as part of
Vasse the alignment of the Vasse Bypass
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 Close proximity to the village centre and a range of
retail, services and amenities.
 Leverage existing investment in utility and
community infrastructure.
 Successful and well-funded developer contribution
plan in place.
 Land owned by same developer.
 Advanced planning for Vasse means that planning
for the Vasse North medium growth area could
commence immediately.
 Land should be zoned to reflect its development
potential.
 Lots S19 & S20 could be reserved and added to the
Locke Nature Reserve and define the limit to further
urban development and maintain separation of
settlements.
 Land is constrained for productive agricultural use.
 Improve wetland values by improving the quality of
water entering Buayanyup Drain.
 No constraints to development from environmental,
drainage, traffic or servicing perspectives.

2. Increase the retail floorspace allocation for the Vasse
Neighbourhood Centre on Table 3: Activity Centres
Framework to 8,500sqm NLA for the following reasons –
 A Market Analysis prepared by Urbis (2014)
concludes that the Vasse Village Centre has
potential at capacity for a core retail centre of
6,000sqm, plus 2,500 sqm of specialty shops. This
analysis is based on resident population of 12,000
(primary and secondary residential catchments) and
additional workers and students employed in the
town centre and in the Vasse LIA.
 The Urbis Report anticipates population growth
within the primary and secondary retail catchments
of Vasse of 9,500 people (2021), 11,500 people
(2026) and 12,000 people at capacity.

COMMENT
would have been planned further
northwards, to avoid significant road
severance issues that would result.
Potentially, however, part of the land
could be considered for the location of
institutional uses, such as such as
medical or educational uses, with a
District-wide or regional catchment.

2. Not supported. An increase in shop
retail floorspace cap to 8,500m2 is not
contemplated by State Planning Policy
6.1 Leeuwin Naturaliste Ridge and
would result in an activity centre
significantly
larger
than
the
’neighbourhood centre’ classification in
SPP6.1 and the retail cap established by
the endorsed structure plan. Such a
significant increase in shop retail
floorspace would undermine/delay the
delivery of discount department store &
additional supermarket development
within the Busselton City Centre, the
Dunsborough Town Centre and the

RECOMMENDATION
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 Whilst the Urbis Report uses a slightly higher
population growth rate than the Draft LPS (i.e. for
the period 2026+ a figure of 2.6% pa compared to
2.4% pa) the growth conclusions are not
substantially affected, and support the conclusion
that the Vasse Village Centre will need to
accommodate further retail capacity.
 This analysis does not consider additional
population if Parcels 1 and 2 (or in fact, other
landholdings identified for future development in
the Draft LSP such as ‘Vasse East’) are made
available for residential development, which would
contribute to further retail demand.
 The predicted population growth falls within the
time horizon of the Draft LPS and is a relevant basis
for amendment of the Activity Centre Framework
target for Vasse.
3. Remove the ‘Planned/Potential Strategic Local Road
Access’ identified through the future Armstrong residential
village for the following reasons –








Concerned it will direct district traffic from the
planned future BOB via a major district road
through a residential village.
Current planning for the future Armstrong
residential village proposes the re-alignment and
downgrading of Bussell Hwy to local road status
consistent with the objectives of the Vasse DGP
whereas the draft LPS presupposes a continuation
of its current role.
The anticipated volume of external traffic that will
utilise the proposed route will likely require the
upgrading of the two bridges over the Buayanyup
Drain (at Florence/Rendezvous Road and Bussell
Highway) and that cost will fall to the developer.
District traffic travelling north from the BOB on the
extension of Kaloorup Road should instead continue

COMMENT
future Ambergate North district centre.

`
3. Not supported. The submission
assumes that Kaloorup Road will carry
regional and district traffic to and from
the BOB but this is not the case. The
BOB is planned as an overpass at
Kaloorup Road, with no opportunity for
exit or entry. Hence the extension of
Rendezvous
Road
depicted
as
‘Planned/Potential
Strategic
Local
Road’.
Conceptual design drawings for the
future Armstrong Village (bound by the
Buayanup Drain, Bussell Highway and
Florence Road) include several options
for
strategic
north/south
road
connectivity (as alternatives to Kaloorup
Road which will not be capable of
accommodating any significant increase
in future traffic generation) to Florence
Road/Rendezvous Road and potentially

RECOMMENDATION

CITY OF BUSSELTON DRAFT LOCAL PLANNING STRATEGY - SCHEDULE OF SUBMISSIONS
ADVERTISING: 16 MARCH 2016 – 13 MAY 2016
No

ADDRESS

NATURE OF SUBMISSION
along the current alignment of Kaloorup Road, and
the road upgraded as required to accommodate
additional traffic.
 Consideration could be given to extending
Rendezvous Road along the southern boundary of
the Vasse Estate, connecting to the Busselton
Bypass at the southwestern corner of the Vasse
estate.

COMMENT
to ‘Vasse South’ (included as a
recommended modification to the
advertised version of the draft Strategy
and reflective of the version of the draft
Strategy adopted by the Council in
2013).

RECOMMENDATION

36

Board of the Vasse
Primary School
Kaloorup Road, Vasse
WA 6280

1. Safety aspects affecting traffic flow on Kaloorup Road
passing the Vasse Primary School - request that Kaloorup
Road at the intersection with the presently named Bussell
Highway; in front of the primary school, the Vasse Hall, the
Vasse Tennis courts and the Newtown Oval, become a one
way street. Kaloorup Road to carry one way traffic for about
100m until it reaches the roundabout at Heritage Drive. Our
reason for this request is that student numbers have grown
exponentially over the past 4 years and traffic is constant
with a large primary school.

1. Detailed matters that are more
appropriately dealt with via ongoing
updates of the Vasse Structure Plan and
detailed planning for the future
Armstrong Village (refer to comments in
response to submission 35). The draft
LPS identifies a Planned/Potential
Strategic Local Road linking Rendezvous
Road to Bussell Highway (which could
potentially divert non-school traffic
away from the northern section of
Kaloorup Road and the primary school).
2. The BOB is planned as an overpass at
Kaloorup Road with no opportunity for
exit or entry.
3. Noted and see comments for
submission 35.

That the submission is noted.

37

Halsall & Assoc
Andrew Blee

–

2. No access to Kaloorup Road from the Busselton Outer
Bypass (BOB) - supported as this will reduce potential traffic
past the school site.
3. The intersection of Kaloorup Road and Rendezvous Road
to encourage traffic away from the primary school - traffic
travelling north up Kaloorup Road from Jindong etc. should
be encouraged to turn left, westwards along Rendezvous
Road (presently Florence Road) or right eastwards along
Rendezvous Road towards Busselton.
4. Rendezvous Road as a major carrier of internal Vasse
traffic - endorse Rendezvous Road carrying all traffic off
present and future subdivisions south of the wetlands of the
old Buayanyup River system.
The draft LPS should identify the Vasse town site as a ‘Local
Centre’ and establish a maximum shop retail floorspace
allocation of 1,500m2.

4. Noted.

Not supported. The Vasse town site
structure plan caps the shop retail
floorspace allocation at 1,150sqm. No
justification or compelling rationale is

That the submission is not supported.
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38

Planning Solutions on
behalf of Masonic Care
WA
PO Box 8701
Perth WA 6000

Lots S29 & S30 William Drive, Broadwater
1. Support the draft LPS insofar as it recognises the need to
facilitate a mix of housing types and lot sizes to provide for
housing choice, diversity and ageing in place. Recommend a
greater emphasis on the need for aged persons
accommodation be incorporated into the draft LPS.
Generally support the draft LPS as it encourages the
expansion and improvement of community facilities to meet
the needs of a growing and increasingly diverse population.
The draft LPS recognises the City must plan for and allow its
population to age in place.
2. Request the subject site identified for future aged persons’
accommodation, along with other appropriate sites and
areas within the City.
3. Recommend the draft LPS provide further information and
certainty in relation to the provision of aged persons’
accommodation within the City. Aged persons
accommodation should be encouraged within the City
through the introduction of measures such as development
guidelines and incentives for this form of development.

COMMENT
provided in the submission to support
an increase in the allocation to 1,500m2.
At its meeting of 27 May 2015 the
Council adopted for final approval a
structure plan for the Vasse town site
that established a shop retail floor space
cap of 1,150m2 and did not support a
submission received in response to
advertising the draft proposal seeking
an increase in the shop retail floorspace
to 1,300m2.

RECOMMENDATION

That the submission is not supported.
1. Noted

2. Not supported. The submission
requests the inclusion of information
that is too detailed for a high level,
strategic planning document.
3. Not supported. Local Planning
Scheme 21 provides flexibility in terms
of
locating
aged
persons
accommodation in the ‘Residential’ and
‘Agriculture’ zones. Additionally sites for
retirement
and
aged
persons’
accommodation have been identified on
structure plans for Ambergate North
and Dunsborough Lakes. The Residential
Planning Codes of WA also provide for
dependant
and
aged
persons
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39

Halsall & Associates on
behalf of M Craigie & E
Gregory
PO Box 29
Margaret River WA 6285

Request that the draft LPS map be modified in relation to the
boundary of Current Urban Growth Area 6 – South
Broadwater to reflect the rezoning of 11ha of land forming
part of ‘Nilgup Park’ to Conservation zone and the revised
Broadwater Structure Plan.

40

Halsall & Assoc on
behalf of Jay and Rowley
Hart
PO Box 29
Margaret River WA
6285

Numerous lots owned by the Hart family conceptually
identified for hamlet development at Metricup by the
Leeuwin Naturaliste Ridge State Planning Policy. Submission
does not support the identification of Metricup as a long
term urban growth area and seeks to amend the draft LPS to
allow for a short/medium term timeframe for development
for the following reasons –
 The Metricup Hamlet should be retained as an
important part of the settlement planning for the
Capes region and as an opportunity to provide
lifestyle choice and service / showcase the
Wilyabrup wine region.
 The Hart land should be clearly identified by lot
description as the preferred location for Hamlet
development at Metricup, subject to more detailed
planning being undertaken. This will provide further
level of clarity required for the owners to proceed
to the next stage of the planning process. This
would support the fact that the plan appears to be
specific in its allocation of the hamlet on the Hart's
land. Further investigations would include a
sustainability assessment and townsite strategy
preparation.
 The so - called "constraint" of mineral resource on
the land should be removed on the grounds that
developing any mineral resource is not economically
viable (as documented in a feasibility report

COMMENT
accommodation within residential areas
and offer variations to standard
requirements to encourage this form of
development.
Support. Scheme Amendment 13 to
Local Planning Scheme 21 has been
supported Minister for Planning for final
approval along with corresponding
changes to the Broadwater Structure
Plan – Western Precinct.
Not supported. Carbunup and Metricup
are identified as medium and long term
growth areas respectively because the
draft LPS must have due regard to State
Planning Policies, and in particular, the
Leeuwin Naturaliste Ridge State
Planning Policy (LNRSPP). The LNRSPP
settlement hierarchy identifies both
Carbunup and Metricup as hamlets. In
relation to settlement expansion at
Carbunup and Metricup, the Council
resolved (at its meeting on 10 February
2016), inter alia to recommend that the
WAPC includes the reassessment and
review
of
potential
settlement
expansion areas (as currently set out in
Table 5 Settlement Hierarchy of State
Planning Policy 6.1 Leeuwin Naturaliste
Ridge) for Carbunup River and Metricup
as an integral part of the Leeuwin
Naturaliste Sub-Regional Strategy.

RECOMMENDATION

That the submission is supported and the
draft LPS map be modified by adjusting
the boundary of Current Urban Growth
Area 6 – South Broadwater to reflect
Amendment No. 13 to Local Planning
Scheme 21 and revised Broadwater
Structure Plan – Western Precinct.
That the submission is not supported and
the following modification made to the
draft LPS text –
Table 2: Urban Growth Area Framework
 Key Issues column – ‘The
appropriateness of settlement
expansion at Metricup is to be
considered via a comprehensive
evaluation of the Leeuwin
Naturaliste Ridge State Planning
Policy’s settlement hierarchy
through the proposed Leeuwin
Naturaliste
Sub-Regional
Strategy’. Should settlement
expansion
be
appropriate
consideration to be given to the
following –
o

o

o

Exact
location
of
settlement expansion
subject
of
further
detailed planning.
Servicing (water and
effluent disposal).
Planning
and
development
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provided as part of this submission) and the
potential environmental and adverse land use
conflicts are unacceptable within the locality.
 The notation of "long term" should be removed
from the relevant tables of the LPS and replaced
with "short - medium" on the grounds that these
terms more accurately reflect development
intentions of the LNRSPP which has objectives set
on a 30 year horizon and the LNRSPP has already
been operating for 18 years. The progression of
strategic planning for all but two small settlements
within the LNRSPP shows that planning for Metricup
is ready for implementation within the next 12 years
and is therefore a short to medium term objective
consistent with the LNRSPP. It is also an objective of
the affected owners to progress planning for the
land demonstrated by the detailed investigation of
the mineralisation issue.

COMMENT

RECOMMENDATION
constrained currently
by presence of mineral
sands resources.

41

MPM
Development
Consultants on behalf of
Fraloc P/L
PO Box 2035
Bunbury WA 6231

Lot 50 Eagle Bay Road Eagle Bay
Submission seeks the identification of this site as ‘Medium
Term Urban Growth’ as opposed to its current proposed
designation as ‘Rural Areas’ within the draft Strategy for the
following reasons:
 the land is situated within the existing Eagle Bay
‘locality’ and adjoins to the south of the existing
Eagle Bay urban area. The land is also considered to
lie within relatively close proximity to the other
settlements of Dunsborough (approximately 8km)
and Bunkers Bay (8.5km) together with the range of
services and infrastructure available within each;
 the property is predominantly cleared of
vegetation;
 the site is located within an area with low to no risk
of actual and potential acid sulphate soils;
 the proposed inclusion of the land as ‘Medium Term
Urban Growth’ under the proposed Local Planning
Strategy is considered to provide a logical “rounding

Not supported.
The current planning framework (i.e.
the endorsed Eagle Bay Structure Plan,
draft Local Planning Strategy and the
Land Use Strategy Plan within the
Leeuwin Naturaliste Ridge State
Planning Policy do not support or
contemplate the subdivision of Lot 50,
or the expansion of the Eagle Bay town
site beyond currently identified
boundaries.

That the submission is not supported.
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off” of the Eagle Bay locality;
 that due to existing topography and vegetation the
land, together with any future development, is and
would be well screened thereby minimising visual
impacts;
 the land is considered to be capable of being
serviced
with
water,
power
and
telecommunications. Waste disposal would be by
way of appropriate ATU systems.
 the subject land is not considered ‘prime’
agricultural land;
 the subject land is not considered to comprise a
viable rural holding.
 the subject land is considered capable of providing
for additional lifestyle and housing choice within
Eagle Bay;
 the lands’ predominantly cleared nature and gentle
topography;
 the limitations to expansion opportunities at Eagle
Bay in alternative directions;
 the dated nature of almost all strategic planning
documents relevant to the subject land including
but not limited to the Leeuwin-Naturaliste Ridge
Statement of Planning Policy No 6.1 (September
1998) and the Busselton Urban Growth Strategy
(June 2006). These documents typically provide the
Regional and District level context for preparation of
a Local Planning Strategy and the lack of any review
and updating of these has provided for limited
consideration of such opportunities for logical
townsite/settlement expansion opportunities;
 the use of the land for rural pursuits commensurate
with its current ‘Agriculture’ zoning under the City
of Busselton Town Planning Scheme No 21 as well
as its designation under the Draft Local Planning
Strategy as ‘Rural Areas’, ignores the land’s poor
potential for alternative rural uses. This limited rural

COMMENT

RECOMMENDATION
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land use potential relates primarily to the limited
size of Lot 50, the prevailing soil conditions and the
lack of a reliable water supply for irrigation
purposes; and,
 the subject land is capable of being subdivided into
a range of lot sizes to achieve an attractive,
functional layout.

COMMENT

RECOMMENDATION

